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1 Introduction 

1.1 Purpose and Scope of the TIA 

The purpose of this Traffic Impact Analysis (TIA) is to identify traffic impacts associated with the proposed 

commercial uses on Stetson Corner (proposed project) in the City of Hemet (City), in Riverside County (County). This 

TIA has been prepared per the Traffic Impact Analysis Preparation Guide, Riverside County Transportation 

Department (2008) and complies with the City of Hemet General Plan Circulation Element requirements. The scope 

of analysis has been approved by the Cityõs Traffic Engineering Department and a copy of the scoping document is 

provided in Appendix A of the TIA. In addition, this TIA utilizes the Recommended Traffic Impact Analysis Guidelines 

for Vehicle Miles Traveled and Level of Service Assessment (WRCOG 2020) provided in a Staff Report dated 

February 13, 2020 by Western Riverside Council of Governments (WRCOG) to address the requirements of Senate 

Bill (SB) 743. WRCOG also administers the Transportation Uniform Mitigation Fees (TUMF) which is a regional fee 

program that mitigates the impact of new growth in western Riverside County.  

The objectives of this TIA are to:  

¶ Provide a Vehicle Miles Traveled (VMT) screening analysis per SB 743, updated California Environmental 

Quality Act (CEQA) and WRCOG guidelines; 

¶ Document existing roadway, pedestrian, bicycle, transit and traffic conditions, including intersection levels 

of service in the study area;  

¶ Estimate trip generation, distribution, and assignment characteristics for the proposed project;  

¶ Document existing plus ambient (Opening Year 2022) and existing plus ambient plus cumulative projects 

(Cumulative Year) traffic conditions intersection levels of service in the study area per traffic volumes 

estimated using ambient growth factor and approved or pending projects in the area. 

¶ Analyze the traffic impacts that would occur as a result of the proposed project under the Existing, Opening 

Year 2022, and Cumulative Year conditions;  

¶ Describe the significance of the potential impacts under the Existing, Opening Year 2022, and Cumulative 

Year conditions;  

¶ Identify improvement measures for any substantial transportation impacts; and,  

¶ Provide findings and recommendations based on the traffic analysis of the proposed project.  

Figure 1 shows the project location and study area intersections selected per the scoping document approved 

by the City.  

As shown on Figure 1, the study area is comprised of the following 10 intersections.  

1. Sanderson Avenue/Acacia Avenue 

2. Sanderson Avenue/Tanya Avenue ð Johnston Avenue 

3. Sanderson Avenue/Stetson Avenue 

4. Sanderson Avenue/Page Plaza Place 

5. Sanderson Avenue/Thornton Avenue 

6. Sanderson Avenue/Mustang Way 
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7. Cawston Avenue/Stetson Avenue 

8. Kirby Street - Seven Hills Drive/Stetson Avenue 

9. Lyon Avenue/Stetson Avenue 

10. Palm Avenue/Stetson Avenue 

The study area intersections are analyzed in the TIA for the following scenarios: 

Existing Condition 

The TIA includes a description of existing traffic conditions in the site vicinity, including existing intersections and 

freeway mainline and ramp intersections weekday AM and PM peak hour traffic volumes, and traffic operations. 

The existing condition is representative of the year 2020 (it should be noted that the traffic counts were collected 

in February, 2020 before COVID-19 restrictions were in effect).  

Existing plus Project Condition 

This condition includes analysis of traffic operations under existing conditions with project-related traffic, added to 

the existing AM and PM peak hour intersection traffic volumes. The traffic impacts specific to the project under 

this condition were used as the basis for determining projectõs direct impacts.  

Opening Year 2022 (Existing plus Ambient Growth) Condition 

This condition includes the time that the proposed project is completed and will be estimated by increasing the 

existing traffic counts by an ambient growth rate (i.e., 2% per year as determined per scoping agreement). Since 

the project would be operational in the fall of year 2022, a 4% growth rate was applied to existing traffic and to 

estimate the Opening Year 2022 conditions.  

Opening Year 2022 plus Project 

This condition includes analysis of traffic operations under the Opening Year 2022 (described above) condition with 

project-related traffic added to the AM and PM peak hour traffic volumes. The traffic impacts specific to the project 

under this condition were used as the basis for determining the projectõs contribution to cumulative impacts. 

Cumulative Year (Existing plus Ambient Growth plus Cumulative Projects) Condition 

This condition includes analysis of traffic operations Traffic generated by other cumulative projects in the study area 

shall be identified and added to the Opening Year 2022 traffic along with project traffic to provide Cumulative Year 

traffic conditions analysis.  

Cumulative Year plus Project 

This condition includes analysis of traffic operations under Cumulative Year conditions with project-related traffic 

added to the AM and PM peak hour traffic volumes. The traffic impacts specific to the project under this condition 

were used as the basis for determining the projectõs contribution to cumulative impacts. 
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1.2 Project Description and Location 

The project proposes to relocate the existing McCrometer parking lot to the eastern currently vacant portion of the 

site, and to construct and operate commercial uses along the western portion of the site. The proposed commercial 

uses would include a 12-bay gas station with an approximately 4,088-square-foot convenience store (7-Eleven 

store), an approximately 2,660-square-foot drive-thru fast food restaurant, and an approximately 3,590 square-foot 

car wash with 20 self-serve vacuum stations under a 3,096-square-foot canopy.  

Figure 2 illustrates the projectõs site plan. Local access to the project is provided via Sanderson Avenue and Stetson 

Avenue. The project access driveway along Stetson Avenue would provide full-access and the north and south project 

access driveways along Sanderson Avenue would be a right turn in only and a right turn in/out only, respectively. 

The existing uses on the project site i.e., the parking lot would be relocated to the site, east of the McCrometer 

Industrial building. The access to the parking lot would be separate from the proposed project and would be via a 

full access driveway along Stetson Avenue. 

It should be noted that TIA analyzes the transportation impacts related to the proposed project and not the 

relocation of the parking lot. The traffic from the parking lot is included in the existing traffic counts and is therefore 

accounted for in the existing intersection operations and analysis provided in Chapter 4 Existing Conditions.  
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1.3 Analysis Methodology 

1.3.1 Vehicle Miles Traveled (VMT) Analysis for CEQA  

On September 27, 2013, Senate Bill (SB) 743 was signed into law, which creates a process to change the way that 

transportation impacts are analyzed under California Environmental Quality Act (CEQA). SB 743 required the 

Governorõs Office of Planning and Research (OPR) to amend the CEQA Guidelines to provide an alternative to level 

of service (LOS) for evaluating transportation impacts. Under the new transportation guidelines, LOS, or vehicle 

delay, will no longer be considered an environmental impact under CEQA. OPR recommended Vehicle Miles Traveled 

(VMT) as the most appropriate measure of project transportation impacts for land use projects and land use plans. 

The updates to the CEQA Guidelines required under SB 743 were approved on December 28, 2018.  

Under the new guidelines, VMT has been adopted as the most appropriate measure of transportation impacts under 

CEQA. The OPRõs regulatory text indicates that a public agency may immediately commence implementation of the 

new transportation impact guidelines, and that the guidelines must be implemented statewide by July 1, 2020. The 

City of Hemet has not yet adopted VMT specific guidelines however, the City is a member agency of WRCOG. 

Therefore, the guidance published by WRCOG has been used for the proposed projectõs VMT analysis to determine 

its CEQA specific transportation impact. The details of applicable screening and VMT analysis methodology has 

been provided in Chapter 3 of the TIA.  

1.3.2 Level of Service (LOS) for General Plan Consistency 

Level of Service (LOS) is a tool used to describe the operating characteristics of the street system in terms of the 

level of congestion or delay experienced by vehicles with service levels range from A through F, with each level 

defined by a range of V/C ratios, as shown in Table 1.  

Table 1. Levels of Service Description 

Level of 

Service 

Volume-to-

Capacity Ratio Definition 

A 0.00-0.60 Free Flow/Insignificant Delays: No approach phase is fully utilized by traffic 

and no vehicle waits longer than one red indication. 

B 0.61-0.70 Stable Operation/Minimal Delays: An occasional approach phase is fully 

utilized. Many drivers feel somewhat restricted within platoons of vehicles. 

C 0.71-0.80 Stable Operation/Acceptable Delays: Major approach phases fully utilized. 

Most drivers feel somewhat restricted. 

D 0.81-0.90 Approaching Unstable/Tolerable Delays: Drivers may have to wait through 

more than one 

red signal indication. Queues may develop but dissipate rapidly, without 

excessive delays. 

E 0.91-1.00 Unstable Operation/Significant Delays: Volumes at or near capacity. 

Vehicles may wait through several signal cycles. Long queues form 

upstream from intersection. 

F N/A Forced Flow/Excessive Delays: Represents jammed conditions. 

Intersection operates below capacity with low volumes. Queues may block 

upstream intersections. 

Source: City of Hemet General Plan 2030 
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1.3.2.1 Intersections  

The Highway Capacity Manual, 6th Edition (HCM 6) methodology was used to assess level of service for intersections 

within the study area per requirement of the respective jurisdiction.  

The HCM intersection analysis methodology was used to analyze the operation of signalized and unsignalized 

study intersections. The HCM analysis methodology describes the operation of an intersection using a range 

of LOS from LOS A (free-flow conditions) to LOS F (severely congested conditions), based on the corresponding 

control delay experienced per vehicle for unsignalized intersections. The Synchro 10 LOS software was used 

to determine intersection LOS. Synchro is consistent with the HCM 6 methodology (Transportation Research 

Board 2016). Table 1 shows the LOS values by delay ranges for unsignalized and signalized intersections under 

the HCM methodology. 

Table 2. Levels of Service for Intersections using HCM Methodology 

Level of Service 

Unsignalized Intersections 

Control Delay (in seconds per vehicle) 

Signalized Intersections 

Control Delay (in seconds per vehicle) 

A < 10.0 < 10.0 

B > 10.0 to < 15.0 > 10.0 to < 20.0 

C > 15.0 to < 25.0 > 20.0 to < 35.0 

D > 25.0 to < 35.0 > 35.0 to < 55.0 

E > 35.0 to < 50.0 > 55.0 to < 80.0 

F > 50.0 > 80.0 

Source: HCM 6 

1.3.2.2 Intersection General Plan Consistency Requirements 

Per WRCOG guidance, consistent with the acceptable LOS in the local agencyõs General Plan, the local agency may 

consider the following criteria for application in this traffic study to identify infrastructure improvements required to 

provide acceptable operations. The study area intersections are located within the jurisdiction of the City of Hemet, 

therefore, the following consistency requirements would apply.  

City of Hemet General Plan Circulation Element 

This TIA uses the level of service policy standard established in the City of Hemet General Plan 2030 Circulation 

Element. According to Circulation Element Policy C-1.3 Traffic Flow: 

òMaintain LOS C or better for roadway segment operations, and LOS D or better for peak-hour 

intersection movements. Portions of Florida Avenue and Sanderson Avenue may operate at or 

below LOS D on a case-by-case basisó 

The City has not adopted a LOS standard for unsignalized intersections. Performance of unsignalized intersections 

is evaluated on a case-by-case basis.  

At the regional planning level, Riverside Countyõs congestion management plan (CMP) specifies LOS E as the 

operating standard for roadways and intersections on the CMP highway system. 
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Relevant to the study area for this project, the Hemet General Plan Final Environmental Impact Report (AECOM 

2012; page 4.13-15) states the following: 

As early as 1992, when the EIR for the last comprehensive General Plan update was prepared, it was 

recognized that certain segments and intersections would exceed LOS òDó ---- the voter approved LOS 

standard under Measure C. These segments include portions of Florida Avenue, Stetson Avenue, and 

Sanderson Avenue. Consequently, the City Council approved a Statement of Overriding Considerations 

for circulation for the 1992 EIR. Measure C incorporated these problematic roads in the measure 

language with the result that while most intersections within the City need to comply with the òDó level 

of service, portions of Florida, Sanderson and Stetson do not need to comply. 

Also relevant to this analysis, the General Plan Final Environmental Impact Report Traffic Impact Analysis (General 

Plan TIA; Urban Crossroads 2011) identifies that the Sanderson Avenue and Stetson Avenue intersection should 

be improved to include three through, two right turn lanes and one left turn lane southbound: two left turn lanes, 

two thru lanes, and one shared through-right turn lane westbound; two left turn lanes, three through lanes and one 

right turn only northbound lanes; and two left turn lanes, two through lanes, and one shared through-right turn lane 

eastbound. The General Plan Traffic Impact Report does also provide the following clarifications regarding the 

additions of turn lanes: 

Locations with additional turn lanes (i.e., dual left turn lanes and / or exclusive right turn lanes) 

may require additional right of way in the immediate vicinity of the intersection. Monitoring / 

ongoing analysis of arterial level intersections should be conducted in conjunction with specific 

development projects to ensure that adequate intersection configurations are implemented in a 

phased manner in conjunction with ongoing development. 

If there are right-of-way constraints which preclude the implementation of the recommended 

improvements, then City staff may allow for reduced peak hour level of service operations at these 

select locations based on their discretion. The recommended roadway designations / cross-sections 

have been developed in consultation with the project team, with final direction provided by City staff. 

The recommended roadway designations reflect these types of right of way constraints. 

Project Access, Safety and Other Analyses  

An analysis of Project access, safety and traffic signal warrant analysis for any unsignalized intersections around 

the project and on adjacent streets is recommended per WRCOG TIA guidelines.  

1.4 Improvements for Transportation Impacts  

As part of the final acceptance of a TIA, the City would review and approve any required improvements and/or fair 

share contributions necessary to improve the transportation-related deficiencies caused by the proposed 

development. These improvements would be included as part of the conditions of approval and should be in 

addition to any improvements required by any other departments. Any transportation improvements based on a 

transportation study will be in addition to any other fees related to the existing TUMF fee program. Fair share 

contributions identified in the TIA and subsequently listed in the conditions of approval shall be required before a 

building permit will be issued. Improvements required in a TIA and subsequently listed in the conditions of approval 

shall be completed prior to occupancy.  
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2 Project Traffic 

This section documents the trip generation, distribution, and assignment of project traffic in the study area.  

2.1 Trip Generation 

Trip generation estimates for the proposed project are based on daily and AM and PM peak hour trip generation 

rates obtained from the Institute of Transportation Engineers (ITE) Trip Generation Handbook, 10th Edition (2017) 

and San Diego Association of Governments (SANDAG) Brief Guide of Vehicular Trip Generation Rates for the San 

Diego Region (2002).  

Trip reductions for pass-by trips pursuant to the ITE Trip Generation Handbook, 3rd Edition were applied to both gas 

station and fast food restaurant with drive through uses. Some of the trips generated by retail and restaurant uses 

within the proposed project would be pass-by trips, or trips whose primary destination are not those uses. These 

would include trips such as a home-to-work or work-to-home trip that stops at the gas station or car wash on the 

way and therefore is not a primary trip. These trips would not be new trips generated by the project; rather, they are 

trips that are already on the roadway network that would make a stop at the project site. 

In addition, a 10% trip reduction for internal trip capture was applied to the proposed land uses. Internal trip capture 

is the potential for trips to take place among the various complementary uses (gas station, convenience store, 

restaurant and car wash) proposed on the site. These would be trips generated by the project land uses that do not 

result in additional traffic through study intersections. 

Trip generation rates and resulting trip generation estimates are summarized in Table 3. 

Table 3. Project Trip Generation 

Trip Generation Rates 

Land Use 

ITE 1 

Code Size/Unit Daily 

AM Peak Hour PM Peak Hour 

% In % Out Total % In % Out Total 

Gasoline/Service Station 

w Convenience Market  

945 VFP 205.3

6 

6.36 6.11 12.47 7.13 6.86 13.99 

Car Wash  2 Wash 

Stall 

100 50% 50% 4% 50% 50% 8% 

Fast Food Restaurants 

with Drive-through 

934 TSF 470.9

5 

20.50 19.69 40.19 16.99 15.68 32.67 

Trip Generation  

Gas Station with 

Convenience Market 

945 12 VFP 2,464 76 73 150 86 82 168 

Pass-by Reduction3 -1,528 -47 -45 -93 -48 -46 -94 

Car Wash  2 20 wash 

stall 

2,000 40 40 80 80 80 160 

Fast Food Restaurants 

with Drive-through 

934 2,8404 1,337 58 56 114 48 45 93 

Pass-by Reduction5 -655 -29 -27 -56 -24 -22 -46 

Subtotal without Pass-by Reduction 5,802 175 169 344 214 207 421 

Subtotal with Pass-by Reduction 3,619 99 96 195 142 138 280 
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Table 3. Project Trip Generation 

Trip Generation Rates 

Land Use 

ITE 1 

Code Size/Unit Daily 

AM Peak Hour PM Peak Hour 

% In % Out Total % In % Out Total 

Internal Capture6 -580 -17 -17 -34 -21 -21 -42 

Total Trip Generation (with Internal Capture) 5,222 157 152 309 193 186 379 

Total Trip Generation (with Pass-by Reduction 

and Internal Capture) 

3,038 81 79 160 121 117 238 

Notes:  

VFP ð Vehicle Fueling Position; TSF ð Thousand square feet 
1 Trip rates from the Institute of Transportation Engineers, Trip Generation, 10th Edition, 2017 
2 Trip rates for Car Wash (self-serve) from SANDAG's Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region, 

April 2002 
3 Pass-by trip rates derived from the average of pass-by trip percentages provided for all Gasoline/Service Station with Convenience 

Market (945), from the ITE Trip Generation Handbook, 3rd Edition - Table E.37, Pass-by and Non-Pass-By Weekday, AM Peak 

Period (62%) and E.38 Pass-By and Non-Pass-By Trips Weekday, PM Peak Period (56%) Trips (Weekday, PM Peak Hour), ITE 945 

- Gasoline/Service Station with Convenience Market 
4 A higher square footage for the fast-food restaurant i.e., 2,840 square foot has been used to estimate the trip generation and 

level of service analysis compared to the 2,660 square foot proposed for the project.  

5 Pass-by trip rates derived from the average of pass-by trip percentages provided for all fast-Food Restaurant with Drive-Through 

Window (934), from the ITE Trip Generation Handbook, 3rd Edition - Table E.31, Pass-by and Non-Pass-By Weekday, AM Peak 

Period (49%) and E.32 Pass-By and Non-Pass-By Trips Weekday, PM Peak Period (50%) Trips (Weekday, PM Peak Hour), ITE 934 

- Fast-Food Restaurant with Drive-Through Window 
6 10% Internal Capture assumed for the site 

As shown in Table 3, with internal trip capture, the proposed project would generate 5,222 net daily trips, 309 net AM 

peak hour trips (157 inbound and 152 outbound), and 379 net PM peak hour trips (193 inbound and 186 outbound).  

As shown in Table 3, with trip reductions for pass-by trips and internal trip capture, the proposed project would 

generate 3,038 net daily trips, 160 net AM peak hour trips (81 inbound and 79 outbound), and 238 net PM peak hour 

trips (121 inbound and 171 outbound).  

2.2 Trip Distribution and Assignment 

Project trip distribution percentages were based on logical travel paths to commute corridors in the study area; 

since the project is a local-serving retail use, most of the project traffic would be from the surrounding land uses. 

Appendix A includes the figure showing the projectõs study area and trip distribution percentages that the City staff 

approved prior to the initiation of the traffic analysis.  

Project traffic will utilize the project access from Sanderson Avenue (full-access) and Stetson Avenue (right-in-right-

out) to access project site. Approximately 25% of the traffic would travel south and 25% would travel north along 

Sanderson Avenue. Approximately 10% and 40% was assumed to be destined to/from the west and east along 

Stetson Avenue, respectively. 

Project trips were assigned to the study area intersections by applying the above-referenced project trip generation 

estimates to the trip distribution percentages at each study area roadway segment and intersection. The project 

trip distribution percentages are shown on Figure 3 Project Trip Distribution and the resulting project trips with pass-

by reduction and internal trip capture is shown on Figure 4 Project Trip Assignment (with Pass-by Reduction and 

Internal Trip Capture). Figure 5 Project Trip Assignment (Project Driveways) illustrates the project trips with internal 

trip capture, which is assigned only to the project driveways.  
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3 Vehicle Miles Traveled Analysis 

3.1 Background and Methodology 

Office of Planning Research (OPR) has approved the addition of new Section 15064.3, òDetermining the 

Significance of Transportation Impactsó to the Stateõs CEQA Guidelines, compliance with which will be required 

beginning July 1, 2020. The Updated CEQA Guidelines state that òégenerally, vehicle miles traveled (VMT) is the 

most appropriate measure of transportation impactséó and define VMT as òéthe amount and distance of 

automobile travel attributable to a projectéó. It should be noted that òautomobileó refers to on-road passenger 

vehicles, specifically cars and light trucks. Heavy-duty truck VMT could be included for modeling convenience and 

ease of calculation (for example, where models or data provide combined auto and heavy truck VMT). Other relevant 

considerations may include the effects of the project on transit and non-motorized travel. 

As mentioned in Chapter 1, WRCOG Recommended TIA Guidelines (WRCOG 2020) designed to comply with the new 

CEQA guidelines intended for the sole use of WRCOG member agencies such as City of Hemet have been utilized 

in screening the proposed projectõs VMT analysis.  

The WRCOG screening tool (available at http://gis.fehrandpeers.com/WRCOGVMT/) and the following steps have 

been used in the projectõs VMT assessment:  

¶ Identify the Traffic Analysis Zone (TAZ) and jurisdiction associated with the project location. 

¶ Determine if the project meets screening criteria related to being located within a transit priority area. 

¶ Determine if project meets screening criteria related to being located within a low VMT generating TAZ. This test 

largely applies to residential and work-related land uses. Retail uses such as proposed project are required to 

have a separate screening related to whether the project is local serving, which is based on size (i.e., less than 

50,000 square feet). This step relies on Riverside County Transportation Analysis Model ôs (RIVTAM) base year 

estimate of the TAZ VMT per service population and would compare that value to the proposed threshold 

measured at the jurisdictional or a reasonable sub-regional area (i.e., WRCOG or TUMF districts). 

¶ Provide baseline and cumulative estimates of project generated VMT if the project fails to be screened out 

including VMT estimates for use in other sections of CEQA analysis, such as air quality, greenhouse gases, 

and energy based on TAZ VMT averages. 

As shown in the screening analysis below, the proposed project would be screened out using two of the three criteria 

and therefore would not need to provide baseline and cumulative estimates of project generated VMT.  

3.2 Project Screening 

The project passes the following screening criteria to screen it from a project-level assessment: 

¶ Project Type Screening: Local serving retail projects less than 50,000 square feet may be presumed to 

have a less than significant impact absent substantial evidence to the contrary. Furthermore, WRGOG TIA 

guidelines do not require local serving retail and gas station projects to prepare a VMT analysis. This is due 

to the fact that local serving retail generally improves the convenience of shopping close to home and has 

the effect of reducing vehicle travel instead of increasing or inducing vehicular travel. Further, the proposed 

project is consistent with the current and proposed General Plan use for the site i.e., Business Park.  
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As described in Chapter 1, the project proposes local serving retail uses which include a 12-bay gas station with an 

approximately 4,088-square-foot convenience store (7-Eleven store), an approximately 2,660-square-foot drive-

thru fast food restaurant, and an approximately 3,590 square-foot car wash with 20 self-serve vacuum stations 

under a 3,096-square-foot canopy. The proposed project is a local serving gas station with retail use (less than 

50,000 square feet) and would be screened using this criteria.  

As shown in the analysis, the proposed project the screening criteria, of Project Type Screening. Therefore, the 

proposed project can be presumed to have a less than significant VMT impact under existing and cumulative 

conditions. A project-level detailed VMT analysis would not be required.  
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4 Existing Conditions 
This section describes existing conditions within the study area. Characteristics are provided for the existing 

roadway, transit, bike and pedestrian facilities, daily roadway segment traffic volumes, peak hour intersection traffic 

volumes and traffic operations.  

4.1 Roadway System  

Regional access to the City of Hemet is provided via Interstate (I)-215 and I-15 that are located west of Hemet, and 

SR-60 and I-10 that are located to the north. State Route (SR)-74 (Florida Avenue) also carries a significant amount 

of regional traffic and generally traverses the City from west to east. Figure 6 illustrates the Roadway Circulation 

Master Plan included in the Hemet General Plan.  

Characteristics of the existing street system adjacent to the proposed project is described below. 

Sanderson Avenue is a north-south Major that is generally built as a 4 lane roadway with a two-way left-turn lane 

(TWLTL). Within the study area it extends from Domenigoni Parkway in the south to Ramona Expressway (SR-79) 

and provides connectivity to I-10 to the north. The posted speed limit is 45 miles per hour (MPH). There are paved 

sidewalks on either sides and parking is generally not permitted along either side of the roadway. Sanderson Avenue 

is designated as a truck route. The average daily traffic volumes along Sanderson Avenue adjacent to the proposed 

project was observed to be 28,484 vehicles.  

Stetson Avenue is Major roadway that runs east-west through the City and the unincorporated area of the Riverside 

County. It is generally built as a 4 lane roadway with a TWLTL from Cawston Avenue to just east of State Street. Per 

Hemet General Plan Roadway Circulation Master Plan, Stetson Avenue is proposed as a 6-lane arterial from 

Winchester Avenue to Sanderson Avenue. The posted speed limit along Stetson Avenue is 45 MPH to the east of 

Sanderson Avenue and 50 MPH to the west of Sanderson Avenue. There are paved sidewalks on either sides and 

parking is generally not permitted along either side of the roadway. Stetson Avenue is designated as a truck route 

between Sanderson Avenue and State Street. The average daily traffic volumes along Stetson Avenue adjacent to 

the proposed project was observed to be 26,029 vehicles.  

4.2 Transit System 

Public transit in the Hemet area consists of taxis, paratransit vans, buses, and future passenger services through 

the Metrolink rail system. Currently there is no Metrolink service in Hemet, however future station locations have 

been identified for Downtown Hemet.  

Figure 7 illustrates the Existing Transit Facilities. The Riverside Transit Agency (RTA) provides public transportation 

throughout Riverside County. RTA operates fixed bus routes providing public transit service throughout western 

Riverside County. The routes that serve the study area are Route 32, 33, 74, and 79. Due to ongoing shelter in 

place orders due to COVID-19, the transit services have been reduced and services on some routes are not 

operating. However, it should be noted that the proposed project is not located within a transit priority area.  

Route 32 operates along Stetson Avenue and connects Hemet Valley Mall and Mt. San Jacinto College. Currently, 

this service is provided approximately every hour on weekdays and weekends. 
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Route 33 operates along Sanderson Avenue and Stetson Avenue and connects Hemet Valley Mall, Sanderson 

Avenue/Thornton Avenue intersection and Stanford Avenue/Stetson Avenue intersection. Currently, this service is 

provided approximately every 2 hours on weekdays and weekends. 

Route 74 operates along Sanderson Avenue and connects San Jacinto, Hemet Valley Mall and Perris Station Transit 

Center. Currently, this service is provided approximately every 1.5 hours on weekdays and weekends. 

Route 79 operates along Sanderson Avenue and connects San Jacinto, Hemet Valley Mall, Winchester and 

Temecula Stage Stop. Currently, this service is provided approximately every 1.5 hours on weekdays and weekends. 

The nearest bus stops are located along northbound Sanderson Avenue, approximately 350 feet north of the 

Sanderson Avenue/Stetson Avenue intersection and along southbound Sanderson Avenue approximately 850 

feet south of the Sanderson Avenue/Stetson Avenue intersection.  

4.3 Pedestrian and Bicycle Facilities 

The Cityõs Circulation Element identifies a master plan for bicycle and pedestrian trail system throughout the City. 

Figure 8 illustrates the Existing Bicycle Facilities. The Bikeway Circulation Plan uses three classes of bikeways to 

create a system that serves both local and regional bicycle trips.  

Class 1 bikeway (bike path) - Provides a completely separated right-of-way for the exclusive use of bicycles and 

pedestrians with minimized cross-flow by motorists 

Class 2 bikeway (bike lane) - Provides a striped lane for one-way bike travel on a street 

Class 3 bikeway (bike route) - Provides for shared use with pedestrian or motor-vehicle traffic 

In the study area, Class 2, on road, striped bike lane exists along Stetson Avenue and there is a northbound bike 

lane on Sanderson Avenue from Domenigoni Parkway to Wentworth Avenue and a southbound bike lane on 

Sanderson Avenue between Stetson Avenue and Domenigoni Parkway. .  

With the exception of the projectõs western boundary, the study area is generally built with paved sidewalks along 

Sanderson Avenue and Stetson Avenue. The proposed project would be responsible for making frontage 

improvements along Stetson Avenue including paved sidewalk.  

4.4  Existing Traffic Operations 

The existing traffic controls and geometrics at the study area intersections is shown in Figure 9. This section details 

the existing traffic volumes and the existing intersection operations within the study area.  

4.4.1 Traffic Volumes 

Existing weekday peak hour turning movement counts at the study intersections were collected in February 2020, 

on a typical non-holiday week while area schools were in-session.  

This analysis focuses on the weekday daily, AM (7:00 a.m. to 9:00 a.m.) and the PM (4:00 p.m. to 6:00 p.m.) peak 

periods. The peak periods represent the highest volume of traffic for the adjacent street system. A 4% heavy vehicle 

factor was observed from the axle classification in the daily roadway segment counts. Raw traffic count worksheets 

are provided in Appendix C. Existing weekday AM and PM peak hour volumes are summarized on Figure 10.  



TRANSPORTATION IMPACT ANALYSIS ð STETSON CORNER 

  12472 

 25 September 2020 
 

4.4.2 Intersection Operations 

An intersection LOS analysis was prepared for the existing conditions using HCM 6th Edition methodology via the 

Synchro LOS software in Section 1.3. Table 4 shows the results of the existing conditions analysis. LOS worksheets 

are provided in Appendix D.  

As shown in the table, all the study area intersections are currently operating at satisfactory levels of service per 

i.e., LOS D under existing conditions per City of Hemetõs General Plan requirements.  

Table 4. Existing Peak Hour Intersection Level of Service 

No. Intersection Control 

Existing 

AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 

1 Sanderson Avenue/Acacia Avenue Signal 21.2 C 33.3 C 

2 Sanderson Avenue/Tanya Avenue ð Johnston Avenue Signal 13.5 B 14.9 B 

3 Sanderson Avenue/Stetson Avenue Signal 37.3 D 43.2 D 

4 Sanderson Avenue/Page Plaza Place Signal 5.9 A 8.9 A 

5 Sanderson Avenue/Thornton Avenue Signal 43.6 D 21.4 C 

6 Sanderson Avenue/Mustang Way Signal 26.8 C 12.7 B 

7 Cawston Avenue/Stetson Avenue Signal 17.4 B 21.2 C 

8 Kirby Street - Seven Hills Drive/Stetson Avenue Signal 27.3 C 21.3 C 

9 Lyon Avenue/Stetson Avenue Signal 37.5 D 36.0 D 

10 Palm Avenue/Stetson Avenue Signal 25.1 C 24.0 C 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 

4.5  Existing plus Project Traffic Operations 

This section details the existing plus traffic volumes and intersection operations within the study area.   

4.5.1 Traffic Volumes 

Project traffic volumes shown in Figure 4 were added to the Existing traffic volumes shown in Figure 10 to derive 

the Existing plus Project traffic condition. Figure 11 shows the Existing plus Project traffic volumes.  

4.5.2 Intersection Operations 

An intersection LOS analysis was prepared for the Existing plus Project condition using the HCM 6th methodology 

for signalized intersections. Table 6 summarizes the results of the Existing plus Project intersection analysis for the 

AM and PM peak hours. Detailed LOS calculation worksheets are included in Appendix D. 

As shown in Table 5, all of the study area intersections are forecast to continue to operate with satisfactory LOS, at 

LOS D or better, under Existing plus Project conditions during both peak hours. Since all study area intersections 

are forecast to operate at LOS D or better, the project would not cause a substantial effect to intersection operations 

under the Existing plus Project conditions. 
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Table 5. Existing plus Project Peak Hour Intersection Level of Service 

No. Intersection Control 

Existing Existing plus Project Change in 

Delay 1 

Substantial 

Effect 
AM Peak PM Peak AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 AM PM AM PM 

1 Sanderson 

Avenue/Acacia Avenue 

Sig 21.2 C 33.3 C 21.9 C 34.5 C 0.7 1.2 No No 

2 Sanderson Avenue/Tanya 

Avenue ð Johnston 

Avenue 

Sig 13.5 B 14.9 B 13.5 B 15.3 B 0.0 0.4 No No 

3 Sanderson 

Avenue/Stetson Avenue 

Sig 37.3 D 43.2 D  39.4 D  46.0 D  2.1  2.8 No No 

4 Sanderson Avenue/Page 

Plaza Place 

Sig 5.9 A 8.9 A 5.9 A 8.9 A 0.0 0.0 No No 

5 Sanderson 

Avenue/Thornton Avenue 

Sig 43.6 D 21.4 C 46.0 D 22.6 C 2.4 1.2 No No 

6 Sanderson 

Avenue/Mustang Way 

Sig 26.8 C 12.7 B 26.9 C 12.8 B 0.1 0.1 No No 

7 Cawston Avenue/Stetson 

Avenue 

Sig 17.4 B 21.2 C 17.6 B 21.4 C 0.2 0.2 No No 

8 Kirby Street - Seven Hills 

Drive/Stetson Avenue 

Sig 27.3 C 21.3 C 29.1 C 23.6 C 1.8 2.3 No No 

9 Lyon Avenue/Stetson 

Avenue 

Sig 37.5 D 36.0 D 39.3 D 38.2 D 1.8 2.2 No No 

10 Palm Avenue/Stetson 

Avenue 

Sig 25.1 C 24.0 C 25.5 C 24.0 C 0.4 0.0 No No 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 
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5 Opening Year 2022 Conditions 
This section includes analysis of traffic operation under Opening Year 2022 conditions which represents the short-

term horizon period when the proposed project is constructed and fully occupied.  

5.1 Opening Year 2022 Conditions 

5.1.1 Traffic Volumes  

The Opening Year 2022 is representative of the Existing plus Ambient Growth conditions. The traffic volumes for 

this scenario were estimated by increasing the existing traffic counts by an ambient growth rate. Per scoping 

agreement provided in Appendix A, a growth rate of 2% per year was determined to be appropriate. Since the project 

would be operational in the fall of year 2022, a 4% growth rate was applied to existing traffic and to estimate the 

Opening Year 2022 conditions. Figure 12 illustrates the Opening Year 2022 Peak Hour Traffic Volumes.  

5.1.2 Intersection Operations 

An intersection LOS analysis was prepared for the existing conditions using HCM 6th Edition methodology for 

signalized intersections. Table 7 shows the results of the Opening year 2022 analysis. LOS worksheets are provided 

in Appendix D.  

As shown in Table 6, all the study area intersections would operate at satisfactory levels of service per i.e., LOS D 

under Opening Year 2022 conditions per City of Hemetõs General Plan requirements.  

Table 6. Opening Year 2022 Peak Hour Intersection Level of Service 

No. Intersection Control 

Opening Year 2022 

AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 

1  Sanderson Avenue/Acacia Avenue Signal 22.2 C 35.8 D 

2 Sanderson Avenue/Tanya Avenue ð Johnston Avenue Signal 13.8 B 15.4 B 

3 Sanderson Avenue/Stetson Avenue Signal 38.9 D 46.5 D 

4 Sanderson Avenue/Page Plaza Place Signal 6.0 A 9.1 A 

5 Sanderson Avenue/Thornton Avenue Signal 48.4 D 22.6 C 

6 Sanderson Avenue/Mustang Way Signal 28.0 C 13.0 B 

7 Cawston Avenue/Stetson Avenue Signal 17.6 B 21.5 C 

8 Kirby Street - Seven Hills Drive/Stetson Avenue Signal 28.6 C 23.5 C 

9 Lyon Avenue/Stetson Avenue Signal 42.2 D 40.1 D 

10 Palm Avenue/Stetson Avenue Signal 25.0 C 25.0 C 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 
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5.2  Opening Year plus Project Traffic Operations 

This section details the Opening Year 2022 plus traffic volumes and the intersection operations within the 

study area.  

5.2.1 Traffic Volumes 

Project traffic volumes shown in Figure 4 were added to the Opening Year 2022 traffic volumes shown in Figure 12 

to derive the Opening Year 2022 plus Project traffic condition. Figure 13 shows the Opening Year 2022 plus Project 

traffic volumes.  

5.2.2 Intersection Operations 

An intersection LOS analysis was prepared for the Opening Year 2022 plus Project condition using the HCM 

6th methodology for signalized intersections. Table 8 summarizes the results of the Opening Year 2022 plus 

Project intersection analysis for the AM and PM peak hours. Detailed LOS calculation worksheets are included 

in Appendix D. 

As shown in Table 7, all of the study area intersections are forecast to continue to operate with satisfactory LOS, at 

LOS D or better, under Opening Year 2022 plus Project conditions during both peak hours. Since all study area 

intersections are forecast to operate at LOS D or better, the project would not cause a substantial direct or 

cumulative effect to intersection operations under the Opening Year 2022 plus Project conditions.  
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Table 7. Opening Year 2022 plus Project Peak Hour Intersection Level of Service 

No. Intersection Control 

Opening Year 2022 Opening Year 2022 plus Project 
Change in 

Delay 1 

Substantial 

Effect AM Peak PM Peak AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 AM PM AM PM 

1 Sanderson 

Avenue/Acacia Avenue 

Signal 22.2 C 35.8 D 22.8 C 37.4 D 0.6 1.6 No No 

2 Sanderson Avenue/Tanya 

Avenue ð Johnston 

Avenue 

Signal 13.8 B 15.4 B 13.9 B 15.7 B 0.1 0.3 No No 

3 Sanderson 

Avenue/Stetson Avenue 

Signal 38.9 D 46.5 D 41.6 D 50.9 D  2.7  4.4 No No 

4 Sanderson Avenue/Page 

Plaza Place 

Signal 6.0 A 9.1 A 6.0 A 9.0 A 0.0 -0.1 No No 

5 Sanderson 

Avenue/Thornton Avenue 

Signal 48.4 D 22.6 C 51.3 D 24.0 C 2.9 1.4 No No 

6 Sanderson 

Avenue/Mustang Way 

Signal 28.0 C 13.0 B 28.2 C 13.1 B 0.2 0.1 No No 

7 Cawston Avenue/Stetson 

Avenue 

Signal 17.6 B 21.5 C 17.8 B 21.7 C 0.2 0.2 No No 

8 Kirby Street - Seven Hills 

Drive/Stetson Avenue 

Signal 28.6 C 23.5 C 32.9 C 25.1 C 4.3 1.6 No No 

9 Lyon Avenue/Stetson 

Avenue 

Signal 42.2 D 40.1 D 44.4 D 42.9 D 2.2 2.8 No No 

10 Palm Avenue/Stetson 

Avenue 

Signal 25.0 C 25.0 C 26.7 C 25.6 C 1.7 0.6 No No 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 
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6 Cumulative Conditions 

This section presents the results of a cumulative condition analysis that was conducted for a cumulative year, 

assuming construction and occupancy of some of the approved and pending projects in the vicinity of the proposed 

project. This section describes conditions within the study area in the cumulative conditions.  

6.1 Cumulative Projects  

Cumulative projects are projects that are proposed and in the review process, but not yet fully approved; or, projects 

that have been approved, but not fully constructed or occupied. A list of cumulative projects was provided by the 

City is included in Appendix E. Based on review of the cumulative projects and locations, 24 cumulative projects 

were identified that would potentially add traffic to the study area. Table 8 provides a brief description of these 

cumulative projects. Figure 14 illustrates the locations of the cumulative project within the City of Hemet.  

6.1.1 Cumulative Projects Trip Generation 

Project trip generation estimates for the cumulative projects were taken from traffic studies prepared for the recent 

development projects and/or derived using ITE Trip Generation, 10th Edition (2017) trip rates or from the traffic impact 

studies or environmental documents available for some of the projects. As shown in Table 8, the cumulative projects 

are forecast to generate approximately 66,036 daily trips, 3,599 AM peak hour trips, and 4,644 PM peak hour trips.  

Table 8. Cumulative Projects Trip Generation Summary 

No. Project 

Daily 

Trips 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

1 Cordero (TTM 33858) - Single 

Family subdivision  

330 6 19 26 22 13 35 

2 BNR Income & Opportunity 

(TTM36929)  

189 4 11 15 12 7 20 

3 Shop N Go (ZC16-

005,TPM37564 CUP16- 008) - 

Gas station, convenience store 

and fast food restaurant  

1,479 61 61 121 56 54 110 

4 Zanderson Plaza (TTM37196) 

(CUP16-006) 

6,261 204 181 385 202 200 402 

5 Copenhagen Village (SDR14-

001) (EOT16-003) 

293 4 14 18 14 8 22 

6 The Shops at the Crossroads 

(CUP17-002) 

293 5 3 7 10 11 21 

7 Holiday Inn Express & Suites 

(CUP19-015 / SDR 19-012) - 

669 22 15 38 24 24 48 

8 Cawston Plaza (CUP07-026) 611 9 6 15 21 22 43 

9 Sanderson Square (SP05-003) 21,523 422 270 692 334 392 727 

10 Rallyõs Hamburgers (PR19-

017) 

918 32 35 68 44 42 85 

11 Stetson Plaza (SP07-004) 5,666 87 54 141 202 218 420 
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Table 8. Cumulative Projects Trip Generation Summary 

No. Project 

Daily 

Trips 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

12 Page Plaza (CUP18-006)- 

Starbucks coffee shop with a 

drive-thru and drive-thru 

restaurant 

1,907 71 67 138 45 47 92 

13 Airway Warehouse (PR19-022) 15 1 0 1 1 1 2 

14 Office Development (SDR18-

006) 

21 2 0 2 0 2 2 

15 Hemet Industrial (SDR18-003) 48 4 1 5 1 4 5 

16 Rancho Diamante (EOT20-002 

TTM 35393) - Residential 

development on 103.6 acres 

5,617 110 330 440 371 218 589 

17 Brethren Square (PR 17-013) - 

gas station, convenience store 

and car wash 

4,485 245 245 489 236 236 472 

18 Page Ranch Senior 

Apartments (PR18-014) 

122 2 4 7 5 4 9 

19 Hemet Medical Excellence 

(CUP07-024) (TPM35701) - 

Phase 2 

2,203 137 39 176 61 158 219 

20 River Oak Ridge (EOT19-004 

for TTM 36892 and 36891) 

1,492 29 88 117 99 58 156 

21 AutoZone Inc. (SDR Minor No 

18- 002) 

120 11 4 14 7 10 17 

22 KPC Stetson (TPM37348, 

CUP18- 003 & CUP18-004) - 

Retail and/or office space and 

McDonald's fast food 

restaurant 

3,562 76 63 139 134 139 273 

23 Gas Station with 2.5 TSF 

convenience store and two 

retail tenant spaces of 2.5 TSF 

each (PR18-022)  

2,916 120 120 239 94 90 184 

24 Downtown Specific Plan 5,297 254 51 305 210 481 691 

Total Trip Generation 66,036 1,918 1,681 3,599 2,205 2,439 4,644 

 

6.1.2 Cumulative Projects Trip Distribution and Assignment 

Trip distributions and assignments for the cumulative projects were obtained from traffic studies prepared for 

recent development projects, and/or assuming logical commute corridors. The trips generated by the cumulative 

projects were distributed through the study area network. Figure 15 shows the cumulative projects traffic volumes for 

the peak hour conditions. Worksheets showing the cumulative projects data are provided in Appendix E. 
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6.2 Cumulative Year Conditions 

6.2.1 Traffic Volumes  

The Cumulative Year is representative of the Existing plus Ambient Growth plus Cumulative Projects conditions. The 

traffic volumes for this scenario were estimated by adding traffic from approved/pending projects listed in Table 

12 to the Opening Year 2022 traffic volumes. Figure 16 illustrates the Cumulative Year Peak Hour Traffic Volumes.  

6.2.2 Intersection Operations 

An intersection LOS analysis was prepared for the cumulative conditions using HCM 6th Edition methodology for 

signalized intersections. Table 9 shows the results of the Cumulative Year analysis. LOS worksheets are provided in 

Appendix D.  

Table 9. Cumulative Conditions Peak Hour Intersection Level of Service 

No. Intersection Control 

Cumulative Year  

AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 

1  Sanderson Avenue/Acacia Avenue Signal 27.6 C 45.2 D 

2 Sanderson Avenue/Tanya Avenue ð Johnston Avenue Signal 14.1 B 17.1 B 

3 Sanderson Avenue/Stetson Avenue Signal 68.2 E 81.1 F 

4 Sanderson Avenue/Page Plaza Place Signal 6.2 A 9.0 A 

5 Sanderson Avenue/Thornton Avenue Signal 28.6 C 19.9 B 

6 Sanderson Avenue/Mustang Way Signal 30.7 C 13.6 B 

7 Cawston Avenue/Stetson Avenue Signal 20.9 C 24.9 C 

8 Kirby Street - Seven Hills Drive/Stetson Avenue Signal 42.2 D 34.3 C 

9 Lyon Avenue/Stetson Avenue Signal 31.1 C 31.5 C 

10 Palm Avenue/Stetson Avenue Signal 30.8 C 32.3 C 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 

As shown in the table, all the study area intersections with the exception of Sanderson Avenue/Stetson Avenue 

intersection would operate at satisfactory levels of service per i.e., LOS D under Cumulative Year conditions per City 

of Hemetõs General Plan requirements. The intersection of Sanderson Avenue/Stetson Avenue would operate at 

unacceptable LOS E and F during the AM and the PM peak hours, respectively.  

Per the City of Hemet General Plan Circulation Element (City of Hemet 2012a), the City accepts a LOS below LOS D 

for certain segments and intersections along Sanderson Avenue on a case-by-case basis. As discussed with the 

City, below LOS D conditions would be accepted at this intersection as there are closely spaced traffic signals; 

through-traffic slowed by left turns into commercial driveways; a lack of available right-of-way along this segment of 

Sanderson Avenue., and a need to provide multi-modal transportation facilities and landscape buffer along this 

scenic corridor.  
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The Cityõs General Plan Circulation Element promotes maximizing overall efficiency of roadway system by exploring 

ways to reduce the demand for vehicular transportation through provision and maintenance of bike and pedestrian 

routes compared to addition of vehicular turn lanes to improve traffic flow. City of Hemet General Plan Circulation 

Element Goal C-5 provides policies that would be required to develop, expand and maintain a network of bicycle 

and pedestrian accessways that provide safe and comfortable travel between residential neighborhoods, parks, 

schools and commercial and office centers. 

As discussed in the City of Hemet General Plan 2030 Community Design Element (City of Hemet 2012 b), Sanderson 

Avenue is a scenic highway corridor and is intended to be designed in accordance with the Scenic Highway Elements 

from Domenigoni Parkway to Esplanade Avenue. This roadway corridor is intended to emphasize pedestrian and 

bicycle travel, and includes a meandering pathway within a landscape buffer area. As detailed in the Scenic Highway 

Setback Manual (City of Hemet 1990), the City has set forth specific design criteria for the scenic highway corridors. 

The Scenic Highway Program adopted in 1990 requires an additional 25-foot-wide landscape setback with 

meandering paved path and streetscape furniture next to the roadway. The Scenic Highway Setback Manual 

specified the landscape palette, wall design, signage, and pavement required for the setback area. The enhanced 

scale of the streetscapes will allow for the establishment of pedestrian and bicycle pathways. The design criterion 

specifies the path shall be a minimum of 12-feet wide with enhanced paving at street corners. To date, Sanderson 

Avenue has largely been developed with the Scenic Highway Elements.  

The implementation of the additional turn lanes at the intersection in order to improve LOS would impede on the 

ability to meet the Cityõs multi-modal vision for the Sanderson Avenue corridor consistent with the City of Hemet 

General Plan 2030 Community Design Element (City of Hemet 2012b). With the addition of the turn-lanes within 

the right-of-way, it would not be possible to provide the scenic highway improvements near the intersection 

consistent within the right-of-way consistent with the Scenic Highway Setback Manual (City of Hemet 1990). In 

addition, the width of the pedestrian/bicycle crossing distance across the vehicular roadway would be extended 

due to the additional turn lanes. The combined reduction in the meandering path with the extended crossing 

distance would discourage bicycle and pedestrian travel through this area, and would result in an additional 

emphasis on vehicular travel over bicycle and pedestrian travel.  

In consideration of the General Plan Circulation Element allowing operations below LOS D for segments along 

Sanderson Avenue, the Cityõs Circulation Element Goal to encourage pedestrian and bicycle travel, and the General 

Plan Community Design Element for the Sanderson Avenue to be a scenic highway corridor with a multi-modal 

transportation focus, no additional turn lanes are recommended to be incorporated at the Sanderson 

Avenue/Stetson Avenue intersection.  
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6.3  Cumulative Year plus Project Traffic Operations 

This section details the Cumulative Year plus Project traffic volumes and the intersection operations within the 

study area.  

6.3.1 Traffic Volumes 

Project traffic volumes shown in Figure 4 were added to the Cumulative Year traffic volumes shown in Figure 16 to derive 

the Cumulative Year plus Project traffic condition. Figure 17 shows the Cumulative Year plus Project traffic volumes.  

6.3.2 Intersection Operations 

An intersection LOS analysis was prepared for the Cumulative Year plus Project condition using the HCM 6th methodology 

for signalized intersections. Table 10 summarizes the results of the Cumulative Year plus Project intersection analysis 

for the AM and PM peak hours. Detailed LOS calculation worksheets are included in Appendix D. 

As shown in Table 10, with the exception of Sanderson Avenue/Stetson Avenue intersection would operate at 

satisfactory levels of service per i.e., LOS D under Cumulative Year conditions per City of Hemetõs General Plan 

requirements. The Sanderson Avenue/Stetson Avenue intersection would operate at unacceptable LOS E and F 

during the AM and the PM peak hours, respectively. The project would be part of a cumulative effect to the 

Sanderson Avenue/Stetson Avenue intersection operations under the Cumulative Year plus Project conditions.  

However, as discussed above, per the General Plan Circulation Element, the City accepts a LOS below LOS D for 

certain segments and intersections along Sanderson Avenue on a case-by-case basis. As discussed with the City, 

below LOS D conditions would be accepted at this intersection as there are closely spaced traffic signals; through-

traffic slowed by left turns into commercial driveways; and, a lack of available right-of-way along this segment of 

Sanderson Avenue. Additionally, roadway widening on Sanderson Avenue for LOS improvements would be 

inconsistent with the Cityõs General Plan Circulation Element which promotes maximizing overall efficiency of 

roadway system by exploring ways to reduce the demand for vehicular transportation through provision and 

maintenance of bike and pedestrian routes compared to addition of vehicular turn lanes to improve traffic flow; 

as well as, be inconsistent with the City of Hemet General Plan 2030 Community Design Element (City of Hemet 

2012 b), which designates Sanderson Avenue as a scenic highway corridor. 
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Table 10. Cumulative Year plus Project Peak Hour Intersection Level of Service 

No. Intersection Control 

Cumulative Year Cumulative Year plus Project 
Change in 

Delay 1 

Substantial 

Effect AM Peak PM Peak AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 Delay1 LOS2 AM PM AM PM 

1 Sanderson 

Avenue/Acacia Avenue 

Signal 27.6 C 45.2 D 29.0 C 47.4 D 1.4 2.2 No No 

2 Sanderson Avenue/Tanya 

Avenue ð Johnston 

Avenue 

Signal 14.1 B 17.1 B 14.2 B 17.4 B 0.1 0.3 No No 

3 Sanderson 

Avenue/Stetson Avenue 

Signal 68.2 E 81.1 F  72.2 E  88.2 F  4.0  7.1 Yes Yes 

4 Sanderson Avenue/Page 

Plaza Place 

Signal 6.2 A 9.0 A 6.2 A 8.9 A 0.0 -0.1 No No 

5 Sanderson 

Avenue/Thornton Avenue 

Signal 28.6 C 19.9 B 30.2 C 20.7 C 1.6 0.8 No No 

6 Sanderson 

Avenue/Mustang Way 

Signal 30.7 C 13.6 B 30.8 C 14.5 B 0.1 0.9 No No 

7 Cawston Avenue/Stetson 

Avenue 

Signal 20.9 C 24.9 C 21.1 C 25.0 C 0.2 0.1 No No 

8 Kirby Street - Seven Hills 

Drive/Stetson Avenue 

Signal 42.2 D 34.3 C 45.8 D 41.3 D 3.6 7.0 No No 

9 Lyon Avenue/Stetson 

Avenue 

Signal 31.1 C 31.5 C 32.0 C 32.8 C 0.9 1.3 No No 

10 Palm Avenue/Stetson 

Avenue 

Signal 30.8 C 32.3 C 31.9 C 33.5 C 1.1 1.2 No No 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 
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7 Project Access, Queuing and  

Safety Considerations 

7.1 Project Access 

As shown in the site plan (Figure 2) and as described in Chapter 1, local access to the project is provided via 

Sanderson Avenue and Stetson Avenue. All project access driveways are unsignalized.  

¶ Sanderson Avenue North Driveway ð right turn in only 

¶ Sanderson Avenue South Driveway ð right turn in/out only (Intersection #11) 

¶ Stetson Avenue Driveway - full-access (Intersection #12) 

The existing uses on the project site i.e., the parking lot would be relocated to the site, east of the McCrometer 

Industrial building. The access to the parking lot would be separate from the proposed project and would be via a 

full access driveway along Stetson Avenue. 

The levels of service at the two project access driveways (intersections #11 and #12) is provided in Table 11 

for all analysis scenarios. Intersection #13 is right-in only, therefore, the vehicles would not experience any 

delay at this access.  

Table 11. Project Access Level of Service 

Scenario Peak Hour 

# 11. Sanderson Avenue 

Driveway 

#12. Stetson Avenue 

Driveway 

Delay1 LOS2 Delay1 LOS2 

Existing plus Project AM 16.2 C 39.1 E 

PM 14.1 B 61.8 F 

Opening Year 2022 plus Project AM 16.8 C 43.1 E 

PM 14.5 C 72.6 F 

Cumulative Year plus Project AM 18.3 C 75.9 F 

PM 15.8 C 171.5 F 

Notes 
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 

The project access driveways were analyzed as a stop-controlled intersection. As shown in Table 11, the Sanderson 

Avenue project access driveway is forecast to operate with satisfactory LOS, at LOS C or better, during both peak hours 

under all study scenarios. The Stetson Avenue project access driveway would operate at unacceptable LOS, during 

both the AM and the PM peak hour under all scenarios. The detailed LOS worksheets for project access intersections 

(#11 and #12) are included in Appendix F.  

It should be noted that the Stetson Avenue project access driveway is located within 250 feet of the Sanderson 

Avenue/Stetson Avenue intersection. Due to proximity to an existing signalized intersection, it would not be feasible to 

install a traffic signal the project driveway along Stetson Avenue nor would the low volumes along project access driveway 



TRANSPORTATION IMPACT ANALYSIS ð STETSON CORNER 

  12472 

 62 September 2020 
 

warrant signalization. Further, the level of service at the projectõs unsignalized driveway would not substantially impact 

the LOS of the adjacent Sanderson Avenue/Stetson Avenue intersection. However, a queuing analysis shown below was 

prepared to assess if the vehicular queues at the Sanderson Avenue/Stetson Avenue intersection would impact the 

inbound and outbound project traffic from the Stetson Avenue project access driveway.  

7.2 Queuing Analysis 

A queuing analysis was prepared for the Sanderson Avenue/Stetson Avenue intersection to assess the adequacy of the 

northbound right and westbound left storage pocket at the intersection. Also, the number of vehicles at the projectõs 

driveways were noted to determine if there would be adequate driveway throat length or space on-site for vehicles to 

queue without effecting the internal circulation on the project site. Queuing reports are provided in Appendix F. 

As shown in Table 12, the calculated 95th percentile (design) queue for the Cumulative Year plus Project condition 

at the Sanderson Avenue/Stetson Avenue intersection, the westbound left queue during the AM and PM peak hour 

exceed the storage length available for those movements. The northbound right queue at the Sanderson 

Avenue/Stetson Avenue intersection is not exceeded, hence is not considered to significant.  

¶ At the Sanderson Avenue/Stetson Avenue intersection, the westbound left queue is approximately 162 feet 

which exceeds the 100-foot storage length. Assuming approximately 20 feet per car, the vehicle queue at 

the westbound left movement would extend approximately 3 cars beyond the available storage length. 

However, the 95th percentile queue would not block the project driveway which is located approximately 

250 feet from Sanderson Avenue/Stetson Avenue intersection. However, to accommodate the storage 

length requirements under cumulative conditions, it is recommended that the westbound left turn lane be 

extended to approximately 175 feet at the Sanderson Avenue/Stetson Avenue intersection.  

Additionally, as shown on Figure 2, there is adequate storage length on the project site that cars can queue on-site 

if needed, near the project driveways. Approximate length of queue based on number of vehicles (assuming 20 feet 

per car) is provided in Table 12 for the unsignalized project driveways.  

Table 12. Cumulative Year plus Project Queuing Summary 

Intersection/Driveway 

Move-

ment 

Vehicle 

Storage 

Length1 

Cumulative Year 

plus Project Queue2 

Exceeds Vehicle 

Storage Length? 
Improvement 

Warranted AM PM AM PM 

Sanderson 

Avenue/Stetson Avenue 

WBL3 100 162 162 Yes Yes Yes 

NBL3 200 88 94 No No No 

NBR3 180 96 100 No No No 

Sanderson 

Avenue/Project Driveway 

(Right In/Out) 

WBLn --4 6 6 No No No 

Stetson Avenue/Project 

Driveway (Full Access) 

NBLn --5 104 182 No No No 

WBL6 200 10 16 No No No 

Notes: 
1 Measured in feet 
2 Based on 95th percentile (design) queue length in SimTraffic 10 
3 Length measured from nearest stop/signalized intersection and rounded to the nearest foot 
4 Site plan shows an approximately 25 foot driveway throat length 
5 Site plan shows an approximately 25 foot driveway throat length 
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6 Length available within the two-way-left-turn-lane along Stetson Avenue 

XX Queue exceeds storage length 

7.3 Site Access Considerations 

Project access and queuing analysis has been conducted to provide recommendation regarding safe and efficient 

vehicular movement to and from the project site. There is adequate sight distance for project access driveways 

along Stetson Avenue and Sanderson Avenue. Parking is not allowed along Sanderson Avenue or Stetson Avenue 

and there are no landscape elements such as trees or bushes that would impact sight distance for vehicles exiting 

the project site. 

There are adequate pedestrian facilities in the vicinity of the proposed project. The project would be responsible for 

constructing frontage improvements including sidewalks along Stetson Avenue, which would connect to existing 

sidewalks and improve pedestrian connectivity. An accessible pedestrian pathway is also proposed to connect 

restaurant use on project site from the sidewalk.  

The project would not conflict with the existing and proposed bicycle and transit facilities in its vicinity. However, 

since the proposed project is primarily a gas station, the proposed use would not likely significantly increase use of 

those facilities.  
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8 Project Impacts, Mitigation Measures 

and Level of Service Improvements 

8.1 Project Impacts 

As shown in queuing analysis, the project traffic would add to the deficiency of storage length along westbound left 

turn lane at the Sanderson Avenue/Stetson Avenue intersection under Cumulative plus Project conditions, resulting 

in a potentially significant impact.  

8.2 Mitigation Measures  

8.2.1 Direct and Cumulative Impact  

To provide additional storage length for vehicles at the Sanderson Avenue/Stetson Avenue intersection, the project 

proposes following mitigation measure: 

¶ Re-stripe the westbound left-turn lane to accommodate additional vehicle storage. The existing turn lane 

along Stetson Avenue can be re-striped to extend the westbound left-turn lane to approximately 175 feet 

to provide adequate storage under the Cumulative Year plus Project conditions.  

8.3 Level of Service Improvements 

8.3.1 Improvement Measures  

The projectõs substantial cumulative effect at the Sanderson Avenue/Stetson Avenue intersection could be 

alleviated through the construction of second northbound left, eastbound left, westbound left and southbound left 

turn lanes. Table 13 summarizes the results of the Cumulative Year plus Project intersection analysis for the AM 

and PM peak hour with the additional turn lane mentioned above. With this operational improvement, the 

intersection would operate at LOS D during the AM and the PM peak hour under Cumulative plus Project conditions. 

LOS worksheets for under the operational improvement condition are provided in Appendix G.  

Table 13. Operational Improvement Cumulative plus Project Weekday Peak Hour Intersection LOS 

No.  Intersection Control 

AM Peak PM Peak 

Delay1 LOS2 Delay1 LOS2 

3 Sanderson Avenue/Stetson Avenue Signalized 46.2 D 53.5 D 

Notes:  
1 Delay in seconds per vehicle 
2 Level of Service (LOS) 

Per WRCOG guidelines, cumulative effects may be addressed by a fair-share contribution toward achieving 

acceptable levels of service. In addition, the General Plan states òGeneral Plan. Policy C-1.3 requires projects to 

meet the Cityõs LOS standard, and Policy C-1.15 requires that projects implementing the Draft General Plan 

construct improvements as identified in the Draft General Plan and provide fair-share funding to mitigate traffic 
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impacts.ó Alternatively, if a cumulative location is included in an existing traffic impact fee program (such as TUMF), 

payment of those fees would constitute an appropriate contribution. Review of the Transportation Uniform 

Mitigation Fee Nexus Study 2016 Update (WRCOG, Adopted July 2017) shows that the Sanderson Avenue/Stetson 

Avenue intersection is not included in the document and there are no improvements to this intersection included 

in the program. Therefore, the projectõs payment of TUMF to the City would not directly provide improvements to 

this intersection. Currently there are no planned improvements to the Sanderson Avenue/Stetson Avenue 

intersection and there is no program currently in place to contribute fair-share contributions. As such, there is no 

mechanism to collect a fair-share payment specifically towards this improvement and no fair-share payment 

specifically towards this improvement is required. Regardless, the project would be required to provide payment 

towards the TUMF that provides transportation improvements. 

As previously discussed, the Cityõs General Plan Circulation Element accepts a LOS below D for certain segments 

and intersections along Sanderson Avenue and Stetson Avenue on a case-by-case basis. As discussed with the City, 

the intersection of Sanderson Avenue/Stetson Avenue would be allowed to have a LOS below LOS D as there are 

closely spaced traffic signals, through-traffic slowed by left turns into commercial driveways, and a lack of available 

right-of-way along this roadway. The Cityõs General Plan Circulation Element promotes maximizing overall efficiency 

of roadway system by exploring ways to reduce the demand for vehicular transportation through provision and 

maintenance of bike and pedestrian routes compared to addition of vehicular turn lanes to improve traffic flow. City 

of Hemet General Plan Circulation Element Goal C-5 provides policies that would be required to develop, expand 

and maintain a network of bicycle and pedestrian accessways that provide safe and comfortable travel between 

residential neighborhoods, parks, schools and commercial and office centers. 

As discussed in the City of Hemet General Plan 2030 Community Design Element (City of Hemet 2012 b), Sanderson 

Avenue is a scenic highway corridor and is intended to be designed in accordance with the Scenic Highway Elements 

from Domenigoni Parkway to Esplanade Avenue. This roadway corridor is intended to emphasize pedestrian and 

bicycle travel, and includes a meandering sidewalk within a landscape buffer area. As detailed in the Scenic 

Highway Setback Manual (City of Hemet 1990), the City has set forth specific design criteria for the scenic highway 

corridors. The Scenic Highway Program adopted in 1990 required an additional 25 foot-wide landscape setback 

with meandering sidewalk and streetscape furniture next to the roadway. The Scenic Highway Setback Manual 

specified the landscape palette, wall design, signage, and pavement required for the setback area. The enhanced 

scale of the streetscapes will allow for the establishment of pedestrian and bicycle pathways. The design criterion 

specifies the path shall be a minimum of 12-feet wide with enhanced paving at street corners. As such, Sanderson 

Avenue has largely been developed with the Scenic Highway Elements.  

The implementation of the additional turn lanes would impede on the ability to meet the Cityõs multi-modal vision 

for the Sanderson Avenue corridor consistent with the City of Hemet General Plan 2030 Community Design Element 

(City of Hemet 2012b). With the addition of the turn-lanes within the right-of-way, it would not be possible to provide 

the scenic highway improvements near the intersection consistent within the right-of-way consistent with the Scenic 

Highway Setback Manual (City of Hemet 1990). In addition, the width of the pedestrian/bicycle crossing distance 

over the vehicular roadway would be extended due to the additional turn lanes. The combined reduction in the 

meandering path with the extended crossing distance would discourage bicycle and pedestrian travel through this 

area, and would result in an additional emphasis on vehicular travel over bicycle and pedestrian travel.  

In consideration of the General Plan Circulation Element allowing operations below LOS D for segments along 

Sanderson Avenue, the Cityõs Circulation Element Goal to encourage pedestrian and bicycle travel, and the General 

Plan Community Design Element for the Sanderson Avenue to be a scenic highway corridor with a multi-modal 

transportation focus, no additional turn lanes are recommended to be incorporated at the Sanderson 

Avenue/Stetson Avenue intersection.   
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9 Findings and Recommendations 

Based on the traffic analysis of the proposed project, the following findings on VMT and LOS analysis are made: 

¶ With trip reductions for pass-by trips and internal trip capture, the proposed project would generate 3,038 

net daily trips, 160 net AM peak hour trips (81 inbound and 79 outbound), and 238 net PM peak hour trips 

(121 inbound and 171 outbound).  

¶ As shown in Chapter 3, the proposed project passes two of the three screening criteria, i.e., Project Type 

Screening and Low VMT Area Screening. Therefore, the proposed project can be presumed to have a less 

than significant VMT impact under existing and cumulative conditions. A project-level detailed VMT analysis 

would not be required.  

¶ Under Existing plus Project conditions, the study area intersections operate at LOS D or better, respectively. Per 

Cityõs applicable LOS consistency analysis, no substantial project-specific effect would occur in the Existing plus 

Project conditions. 

¶ Under Opening Year 2022 plus Project conditions, the study area intersections operate at LOS D or better. Per 

Cityõs applicable LOS consistency analysis, no substantial project-specific effect would occur in the Opening Year 

2022 plus Project conditions. 

¶ Under Cumulative plus Project conditions, with the exception of the Sanderson Avenue/Stetson Avenue 

intersection, all other study area intersections operate at LOS D or better.  

¶ The Sanderson Avenue/Stetson Avenue intersection would operate at unacceptable LOS E and F during the AM 

and the PM peak hours, respectively. The project would be part of a cumulative effect to the Sanderson 

Avenue/Stetson Avenue intersection operations under the Cumulative Year plus Project conditions.  

¶ The projectõs substantial cumulative effect at the Sanderson Avenue/Stetson Avenue intersection could be 

alleviated through the construction of second northbound left, eastbound left, westbound left and 

southbound left turn lanes. However, such widening would conflict with the City of Hemet General Plan 

2030 Community Design Element (City of Hemet 2012b) as well as the Scenic Highway Setback Manual 

(City of Hemet 1990). Currently there are no planned improvements to the Sanderson Avenue/Stetson 

Avenue intersection and there is no program currently in place to contribute fair-share contributions. As 

such, there is no mechanism to collect a fair-share payment specifically towards this improvement and no 

fair-share payment specifically towards this improvement is required. Regardless, the project would be 

required to provide payment towards the TUMF that provides transportation improvements. As such, no 

improvements are proposed. 

¶ To provide additional storage length for vehicles at the Sanderson Avenue/Stetson Avenue intersection, the 

project proposes following mitigation measure: 

o Re-stripe the westbound left-turn lane to accommodate additional vehicle storage. The existing turn 

lane along Stetson Avenue can be re-striped to extend the westbound left-turn lane to approximately 

175 feet to provide adequate storage under the Cumulative Year plus Project conditions.  
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Appendix B 
Excerpt from WRCOG VMT Screening Tool   
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Appendix D 
Synchro Worksheets ð Intersection Level of Service Analysis 
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Appendix F 
Project Access and SimTraffic Queuing Worksheets 
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